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Housing Crisis or Rosy Picture? 


O n March 3, the City Council heard testimony on 
three of the main ítems on tenants’ legislative 
agenda: the renewal of the city’s rent-control 
and rent-stabilization laws, and the repeal of the State 
Urstadt law, which would give New York City home rule 
on housing issues. 

The Housing and Buildings Committee and the State 
and Federal Legislation Committee held a joint hear- 
ing on a bilí to renew rent stabilization; a resolution to 
declare a continued housing emergency (needed to 
allow the extensión of the rent-control law); and a State 
legislative resolution or “home rule message” urging 
the State Legislature to repeal the Urstadt law. 

The Council chamber was íilled with tenant support- 
ers, and statements made by housing committee chair 
Erik Martin-Dilan (D-Brooklyn), legislation committee 
chair María Baez (D-Bronx), and Council Speaker 
Christine Quinn all made it clear that the laws would 
be continued. Quinn, in brief remarks, called the oc- 
casion “historie,” saying that simultaneously passing 
the renewal legislation and the home-rule message 
would show the members’ resolve to do as much about 
the housing crisis as the State allowed. 

The Council is scheduled to vote on the three mea- 
sures on March 22. 

Shaun Donovan, Mayor Bloomberg’s housing com- 
missioner, painted a rosier picture. He opened the 
hearing by testifying that the Bloomberg administra- 
tion had made housing a major focus, with record-break- 
ing achievements in stemming the loss of rental units, 
increasing home-ownership numbers, and improving 
housing conditions to the point where residents 
showed an historically high level of satisfaction with 
their neighborhoods. 

Donovan highlighted íindings of the recently released 
2005 Housing and Vacancy Survey (a triennial survey 
done by the federal Census Bureau to determine the 
city’s vacancy rate). He said that the city’s housing stock 


By Jenny Laurie 



Tenants from all over the city turned out at City Hall February 16 to urge the City Council to 
renew the rent laws. 


increased by 52,000 units 
between the 2002 and 
2005, including almost 
30,000 newly constructed 
rent-stabilized apart- 
ments. According to the 
commissioner, the 2005 
survey shows a total of 
1,043,677 stabilized units, 
compared with 1,042,397 
in the 2002 survey. 
Though the number of 
rent-stabilized units in 
older buildings decreased 


by over 28,000, Donovan 
said that was offset by the 
construction of new build¬ 
ings, which come under 
rent stabilization mainly 
through the city’s 421a, 
421c, and J51 tax-abate- 
ment programs, He ex- 
plained the overall 
increase as the 
administration’s “success 
in replacing” units lost 
from stabilization by 
“luxury decontrol.” 


Under questioning by 
Councilmembers, how- 
ever, Donovan agreed that 
while the survey showed 
that the city had not lost 
rent-stabilized units over¬ 
all, it still faced a serious 
“aííordability” problem. 
He conceded that many of 
the 421a apartments, al- 
though stabilized, were 
built at market rents and 

continued on page 7 


Mold Is Taking Hold 

By Jamillah Jordán 


It starts with leaky pipes, 
badly needed repairs, 
and a lack of awareness 
about a serious household 
problem—mold. But over 
the last decade, million- 
dollar lawsuits íiled against 
landlords for mold prob- 
lems in their buildings and 
new research on the 
health effects caused by 
prolonged mold exposure 
have generated major 
media attention across 
the country. Those stories 
reflect the struggles of 
everyday tenants trying to 
remove mold from their 
homes safely, negotiating 
repairs with resistant 
landlords, and fighting 
with insurance companies 
for mold coverage. And the 
mold crisis caused by the 
Gulf Coast hurricanes is 
reinvigorating the na- 
tional debate on the need 
for more comprehensive 
mold legislation. 


Despite the increase in 
national attention, mold 
in New York is largely a si- 
lent epidemic. But from 
the luxury condos on the 
Upper East Side to the 
distressed tenements of 
Brooklyn, mold is taking 
hold of New York City. The 
number of calis to 311 
requesting mold inspec- 
tions is growing by the 
thousands each year, with 
Central Brooklyn and 
Northern Manhattan 
among the areas with the 
highest numbers of com- 
plaints. 

Given the amount of 
time that people spend at 
home, exposure to house¬ 
hold toxins such as mold 
and pesticides has a tre- 
mendous impact on 
people’s health. The sky- 
rocketing rates of asthma 
and similar respiratory 
problems in New York City 
have been linked to the 


deteriorating housing 
conditions that many resi¬ 
dents endure. 

“Mold has emerged as a 
major asthma trigger, un- 
derscoring the message 
that housing is a health 
issue and we must im- 
prove poor-quality housing 
to improve the health of 
our communities,” says 
Yolande Cadore, organiz- 
ing director of WE ACT for 
Environmental Justice. 
Other health effects 
linked to mold exposure 
inelude memory loss, si- 
nus congestión, eye irrita- 
tion, chronic fatigue, 
fever, sneezing, itching, 
coughing, and rashes. 

The prevalence of mold 
problems is due, in large 
part, to the simple condi¬ 
tions that allow molds to 
grow. Mold can grow any- 
where there is water, hu- 
midity, moisture, and 
oxygen. Bathrooms, kitch- 


ens, basements, and areas 
with chronic leaking 
(such as pipes, rooís, and 
radiators) are locations 
where it is commonly 
found. Mold can grow on a 
variety of surfaces, includ¬ 
ing sheetrock, plaster, 
wood, paper, clothing, car- 
pet, and other surfaces 
that are kept wet. It can 
also grow for months with- 
out showing visible signs. 


At least 1,000 species of 
molds are common in the 
United States, some more 
toxic to humans than oth- 
ers. 

Experts íind a strong 
relationship between the 
age of the housing and the 
írequeney of mold com- 
plaints. Since most of New 
York City’s housing stock 

continued on page 8 
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EDITORIAL 


Met Council Endorses “Charge or Release” Bill 


Met Council has endorsed the 
“Charge or Release” bilí nowpend- 
ing in the City Council. The bilí 
would require the Pólice Depart¬ 
ment and district attor- 
neys to charge anyone 
arrested with a specific 
crime within 24 hours 
or release them, except 
when there are “ex- 
traordinarily compel- 
ling” circumstances. 

The bilí, Intro 649, was 
introduced Feb. 15 by 
Councilmember Charles Barron 
(D/WFP-Brooklyn). It was largely 
conceived by New York City Bill of 
Rights Defense Committee and 
drafted by the New York Civil Lib- 
erties Union aíter the Bloomberg 
administration’s preventive deten- 
tion of more than 1,500 people 
during the Republican National 
Convention in 2004, when protest- 
ers and bystanders were kept in jail 
for as long as 72 hours without 
being charged. Former 
Councilmember Bill Perkins intro¬ 
duced a versión last year. 

“In order to protect our homes 
and defend affordable housing in 
New York City in the face of the 


political and financial power of the 
real-estate industry,” Met Council 
vice chair Kenny Schaeffer told a 
rally at City Hall Jan.31, “Met Coun¬ 
cil and other tenant ad- 
vocates have to engage 
in vigorous advocacy 
that occasionally in- 
cludes the possibility of 
nonviolent civil disobedi- 
ence in the tradition of 
Rev. Martin Luther 
Ring, Jr.” 

Tenants in New York 
are desperate and angry. We have 
taken our home-rule protests to 
City Hall, to the sidewalks outside 
Mayor Michael Bloomberg’s 
townhouse on East 79th Street, 
and to other public venues. In- 
creasingly we find that the pólice 
try to pen us in and keep us far away 
from the target of our protest. We 
have been threatened with arrest 
more than once simply for trying 
to negotiate with pólice at the 
scene. For sénior citizens and 
those with jobs, school-age chil- 
dren, and other responsibilities, 
the prospect of spending 30,40, or 
50 hours in jail is both daunting and 
chilling. It is a price we should not 



/i 


Hotline Volunteers Needed! 




v 


Our phones are ringing off the hook! Met Council 
is looking for people to counsel tenants on 
our hotline. We will train you! The hotline runs on Mondays, 
Wednesdays and Fridays from 1:30-5 p.m. 

If you can give one afternoon a week for this crucial Service 
to the tenant community, cali Jenny at (212) 979-6238 x3. 


have to pay for exercising our civil 
liberties. 

The bilí does not just apply to 
protesters. According to the 
NYCLU, 40 percent of the people 
arrested in the city—most of them 
accused of misdemeanors or viola- 
tions—spend at least 24 hours in 
jail before being arraigned, de¬ 
spite a 1991 court order that says 
they must see a judge within 24 
hours except in extraordinary cir¬ 
cumstances. As most of the 


people arrested are black or 
Latino, this has a disproportion- 
ate impact on people of color. 

Not just protesters, all NewYork- 
ers, whether arrested on serious 
or minor quality-of-life com- 
plaints, should not continué to be 
routinely and systematically de- 
prived of the right to be charged 
or released within 24 hours. 

It is time to pass the Charge or 
Release Bill. 


Define Banks 

Holding Mortgages as “Owners” 


It would be easier to pressure banks 
to have repairs made on buildings 
for which they hold mortgages if 
the mortgagee were deíined as a 
legal owner (“Fix It Now Campaign 
Pressures Bank to Enforce Re¬ 
pairs,” Tenant/Inquilino, Feb. 
2006). See McKinney’s, Múltiple 
Dwelling Law, section 4 (44), which 
defines “owner.” 

The last time this change of 
deíinition was tried, during the 
Depression, landlords and banks 
threatened to abandon the 68,000 
Oíd Law tenements that were still 
standing (Jackson, editor, TheEn- 
cyclopedia ofNew York City , page 
1,163). 


Today, a campaign to amend 
the definition of owner to in- 
clude the mortgagee would 
rightly place ultimate responsi- 
bility for abuilding’s condi tion on 
the institution that profits from 
its existence—the banks and 
moneylenders. 

—George Locker 
Manhattan 




Visit Met Council’s Website www.metcouncil.net 

for Information about: 

V rent control and stabilization 

V how to get repairs 

V the fight to preserve Section 8 and 

Mitchell-Lama housing 

V the fight for home rule 

V Inclusionary zoning 

V How to Join Met Council 

V Links to other resources 

V Back issues of Tenant/lnquilino 

and much more! 



BECOME 
A WRITING 
TENANT 


Met Council wants to profile 
you and your neighbors’ 
struggle to obtain affordable 
quality housing. We want you 
to write for Tenant/lnquilino. 

For more 
information cali 
212-979-6238 



Scott Sommer hosts Met Council’s 

HOUSING 
N0TEB00K 

Mondays at 8:00 p.m. on 
WBAI 99.5 FM 


Listen on the Internet 

www.wbai.org 


SUPP0R1 LI$T£N£R SUPP0RT£D VIBAI PUBLIC RADIO 
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Viviendas para el pueblo, no para lucrarse 


EL INQUILINO HISPANO 


El moho gana terreno 

Por Jamillah Jordán 
Traducido por Lightning Translations 


Empieza con tubería agujereada, 
urgencia de reparaciones y la falta 
de conocimiento sobre un proble¬ 
ma serio del hogar: el moho. Sin 
embargo, durante la última déca¬ 
da las demandas por millones de 
dólares que han sido entabladas en 
contra de caseros a causa de proble¬ 
mas de moho en sus edificios, ade¬ 
más de los resultados de nuevas 
investigaciones sobre los daños a la 
salud causados por exposición pro¬ 
longada al moho han generado una 
importante cobertura en los me¬ 
dios de comunicación en todo el 
país. Estas historias reflejan las 
luchas de inquilinos comunes y 
corrientes que están tratando de 
remover el moho de sus hogares de 
una manera segura, negociando las 


reparaciones con caseros resisten¬ 
tes y luchando con las compañías 
de seguros para obtener cobertu¬ 
ra para el moho. Además, la crisis 
de moho causada por los huracanes 
en la Costa del Golfo está vigori¬ 
zando de nuevo el debate nacional 
sobre la necesidad de leyes más 
completas sobre el moho. 

A pesar del aumento del interés 
nacional, el moho en Nueva York es 
mayoritariamente una epidemia 
silenciosa. Sin embargo, desde los 
condominios de lujo en el Lado 
Este Superior hasta las casas de 
vecindad humildes de Brooklyn, el 
moho gana terreno en la ciudad de 
Nueva Y)rk. El número de llamadas 
al 311 para pedir inspecciones por 
moho crece por millares cada año, 


con el centro de Brooklyn y el norte 
de Manhattan entre las áreas con 
la más alta cantidad de quejas. 

Tomando en cuenta la cantidad 
de tiempo que la gente pasa en sus 
hogares, la exposición a sustancias 
tóxicas como son el moho y los 
insecticidas supone un enorme 
impacto en su salud. Se ha vincu¬ 
lado la alta tasa de casos de asma 
y otros problemas respiratorios 
similares a las condiciones de vi¬ 
vienda en deterioro que muchos 
residentes tienen que aguantar. 

“Se ha descubierto que el moho 
funciona como una mayor causa 
precipitante del asma, subrayan¬ 
do el mensaje que la calidad de vi¬ 
vienda es una cuestión de salud y 
que debemos mejorar la vivienda 


de baja calidad para mejorar la 
salud de nuestras comunidades,” 
dice Yolanda Gadore, directora de 
organización de WE AGT for 
Environmental Justice (Actuamos 
por Justicia en el Medio Ambien¬ 
te) . Otros daños a la salud vincu¬ 
lados con la exposición al moho 
incluyen pérdida de memoria, 
congestión sinusal, irritación de 
los ojos, cansancio crónico, fiebre, 
estornudo, picazón, tosyerupcio- 
nes cutáneas. 

La frecuencia de problemas de 
moho se debe, en gran parte, a las 
sencillas condiciones que permi¬ 
ten que los episodios de moho crez¬ 
can. El moho puede crecer en 

pasa a la página 4 


Los Ajustes de la “Junta de Regulación de Renta” 
de la Ciudad de Nueva York (Orden No. 37) 

Para los contratos de apartamentos de Renta Estabilizada que comienzan 
el 1ro. de octubre de 2005 hasta el 30 de septiembre de 2006. 


Los topes de renta que apa¬ 
recen en el cuadro son los incre¬ 
mentos máximos que los 
dueños de edificios pueden co¬ 
brar legalmente por los aparta¬ 
mentos de renta estabilizada en 
la ciudad de Nueva York. Son 
válidos para todos los contratos 
que comienzan dentro del perío¬ 
do de doce meses a partir del 
1 ro. de octubre de 2005. Los in¬ 
crementos de alquiler basados 
en las pautas para la renovación 
del contrato de 1 o 2 años pue¬ 
den cobrarse solamente una vez 
durante el período cubierto por 
dichas pautas, y deben ser apli¬ 
cados a la renta legal estabi¬ 
lizada para el 30 de septiembre 
de 2005. Las cantidades que 
aparecen en el cuadro y los in¬ 
crementos para los apartamen¬ 
tos vacíos no se aplican a los 
apartamentos que estaban suje¬ 
tos a renta controlada en aquella 
fecha. No se permite el recargo 
también conocido como el «im¬ 
puesto de pobres.» 

Los Contratos para Apar¬ 
tamentos Vacíos o Nuevos 
En junio de 1997, el gobernador 
George Pataki, al intentar des¬ 
truir la regulación de rentas, for¬ 
zó cambios que les dieron a los 
caseros un recargo muy grande 
por los apartamentos vacíos. 
Una cláusula de la “Reforma al 
Acta de Regulación de Renta” de 
1997 permite que los nuevos 
alquileres sean incrementados 
en un porcentaje obligatorio: 
20% para un contrato de dos 
años, y por un contrato de 1 año, 
20% de incremento menos la 
diferencia en el tope de renova¬ 
ción para los contratos de 1 y 2 
años. La ley permite también in¬ 
crementos adicionales para los 
apartamentos vacíos donde no 
se habían cobrado incrementos 
por desocupación por ocho 
años o más. 

Exceso de Cobro Los in¬ 
quilinos deben estar al tanto de 
que muchos caseros van a apro¬ 
vecharse de la complejidad de 
estas regulaciones y subvencio¬ 
nes, así como del poco conoci¬ 
miento de los inquilinos del 
historial de renta de sus aparta¬ 


mentos, para cobrar un alquiler 
ilegal. Una vez que el inquilino 
haya tomado posesión del apar¬ 
tamento, puede escoger entre lle¬ 
nar un formulario de queja de 
exceso de cobro de renta con la 
oficina de la División de Vivienda 
y Renovación Comunal (DHCR), 
o disputar la cantidad de la renta 
en la corte de vivienda de la ciu¬ 
dad para que se determine cuál 
es el alquiler legal. 

Si un posible inquilino da 
muestras de conocer sus dere¬ 
chos, lo más probable es que el 
casero no firmará ningún contra¬ 
to con tal inquilino. Los caseros 
evitan contratar con inquilinos 
que les pueden dar problemas. 
El exceso de cobro de alquiler 
es muy común. Todos los inqui¬ 
linos deben luchar contra posi¬ 
bles excesos de cobro. Obtenga 
y llene un formulario Form RA-89 
con la oficina de DHCR para 
determinar el alquiler correcto 
en los archivos oficiales. Llame 
a la DHCR a (718) 739-6400 
para obtener un formulario, o 
búsquelo en el sitio 
www. d hcr. State. ny. us. 

La Apelación de la Renta 
de Mercado Justa Otro tipo de 
exceso de cobro sucede fre¬ 


cuentemente cuando se vacía un 
apartamento que previamente 
estaba sujeto a renta controlada 
y se alquila con renta estabili¬ 
zada. La Junta de Regulación de 
Renta (RGB) establece anual¬ 
mente lo que ellos llaman el 
“Tope Especial de la Renta de 
Mercado Justa,” el cual es em¬ 
pleado por la DHCR para bajar 
las rentas de mercado injustas de 
los inquilinos que llenan el formu¬ 
lario llamado “Apelación a la Ren¬ 
ta Justa de Mercado” (FMRA). 
Según la Orden 37, es la Renta 
de Mercado Justa de HUD o un 
50% sobre la renta base máxima. 
Ningún inquilino de un aparta¬ 
mento de renta estabilizada que 
fue descontrolado el 1 ro de abril 
de 1984 o después debe dejar de 
poner a prueba la llamada “Ren¬ 
ta Legal Inicial Regulada” (renta 
de mercado) que los caseros co¬ 
bran cuando hay descontrol del 
apartamento. Use el formulario 
de DHCR Form RA-89. Indique 
claramente que su queja es tan¬ 
to una queja de “Apelación a la 
Renta Justa de Mercado” como 
de “exceso de cobro.” La corte de 
vivienda no puede tomar decisión 
sobre una Apelación de Renta de 
Mercado. Apartamentos vacíos 


que antes estaban controlados 
en edificios que se han converti¬ 
do en cooperativas o condomi¬ 
nios no se vuelven estabilizados 
y no satisfacen los requisitos para 
la Apelación de la Renta Justa de 
Mercado. 

Exención de Incrementos 
para las Personas de Mayor 
Edad: Las personas de 62 años 
o más que viven en apartamen¬ 
tos estabilizados y cuyos ingre¬ 
sos familiares anuales son de 
$26,000 o menos, y que pagan 
(o enfrentan un incremento de 
alquiler que los forzaría a pagar) 
una renta de un tercio o más de 
sus ingresos, pueden tener dere¬ 
cho al programa de Exención de 
Incrementos para las Personas 
de Mayor Edad (SCRIE, por sus 
siglas en inglés), si aplican al 
Departamento de la Ciudad de 
Nueva York Sobre las Personas 
de Mayor Edad, cuya dirección 
es: SCRIE Unit, 2 Lafayette 
Street, NY NY 10007. Si el alqui¬ 
ler actual de un inquilino que tie¬ 
ne derecho a este programa 
sobrepasa un tercio del ingreso, 
no se lo puede reducir, pero es 
posible evitar incrementos de 
alquiler en el futuro. Para más 
información sobre SCRIE o el 


programa equivalentepara los 
minusválidos (DRIE), llame al 
311 (vea la página 4). 

Unidades de Desván 
(Lofts) Los incrementos legales 
sobre la renta base para las uni¬ 
dades de desván son de un 2.25 
por ciento por un contrato de un 
año y un 4.5 por ciento por un 
contrato de dos años. No se per¬ 
mite incrementos para las unida¬ 
des de desván vacías. 

Hoteles y Apartamentos 
de una Sola Habitación 

No habrá ningún aumento de 
la renta este año para los aparta¬ 
mentos de hotel de Clase A, ca¬ 
sas de habitaciones, hoteles de 
clase B (de 30 habitaciones o 
más), hoteles de una sola habi¬ 
tación, y las casas de habitacio¬ 
nes (Clase B, 6-29 cuartos). No 
se permite incrementos para 
apartamentos vacíos. 

La Desregulación de 
Rentas Altas y Altos Ingre¬ 
sos (1) Los apartamentos que 
legalmente se alquilan por 
$2,000 o más por mes y que se 
desocuparon entre el 7 de julio 
de 1993 y el 1 ro. de octubre de 
1993, o en o desde del 1ro de 
abril de 1994 son sujetos a la 
desregulación. (2) La misma 
desregulación se les aplica, 
para el mismo período estable¬ 
cido en (1), a los apartamentos 
que legalmente pagan $2,000 o 
más mensualmente aunque no 
se desocupen, si el ingreso total 
de la familia es más de 
$175,000 en los dos años con¬ 
secutivos previos. Para cumplir 
los requisitos de esta segunda 
forma de desregulación, el ca¬ 
sero tiene que enviarle un for¬ 
mulario de certificación de 
ingreso al inquilino entre el 1ro 
de enero y el 1ro de mayo, así 
como someter dicho formulario 
al DHCR y conseguir su aproba¬ 
ción. 

Para pautas previas, llame a la 
RGB al 212-385-2934 o bus¬ 
que el sitio www.hous- 
ingnyc.com. 


Tipo de Contrato Renta Legal Actual 

Contrato de 1 Año 

Contrato de 2 Años 

Renovación 

Si el dueño paga la calefacción 

2.75% 

5.5% 

del Contrato 

Si el inquilino paga la calefacción 

2.5% 

4.5% 


Más de 
$500 

Incrementos por 
desocupación cobrados 
en los últimos 8 años 

17.25% 

20% 


Incrementos por 
desocupación no cobrados 
en los últimos 8 años 

0.6% por el número de años 
desde el último incremento por 
estar vacío, más el 17.25% 

0.6% por el número de años 
desde el último incremento 
por estar vacío, más el 20% 

Contratos 
para Aparta¬ 
mentos 

Vacíos 

Menos de 
$300 

Incrementos por 
desocupación cobrados 
en los últimos 8 años 

17.25% + $100 

20% + $100 


Incrementos por 
desocupación no cobrados 
en los últimos 8 años 

0.6% por el número de años 
desde el último incremento por 
estar vacío, + 17.25% + $100 

0.6% por el número de años 
desde el último incremento 
por estar vacío, + 20% + $100 


Renta 
de $300 a 
$500 

Incrementos por 
desocupación cobrados 
en los últimos 8 años 

17.25% o $100, 
lo que sea mayor 

20% o $100, 
lo que sea mayor 


Incrementos por 
desocupación no cobrados 
en los últimos 8 años 

0.6% por el número de años 
desde el último incremento 
por estar vacío, mas 17.25%, 
o $100, lo que sea mayor 

0.6% por el número de años 
desde el último incremento 
por estar vacío, mas 20%, 
o $100, lo que sea mayor 
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El Moho 

viene de la página 3 

cualquier lugar donde exista agua, 
humedad o vaho y oxígeno. Baños, 
cocinas, sótanos y áreas donde 
existen goteos crónicos (como 
tubería, techos y radiadores) son 
los lugares donde se encuentra con 
más frecuencia. El moho puede 
crecer en una variedad de superfi¬ 
cies, como tablaroca (sheetrock), 
yeso, madera, papel, ropa, alfom¬ 
bras y otras superficies que se 
mantengan mojadas. También 
puede crecer durante meses sin 
mostrar señas visibles. Al menos 
1,000 especies de moho son comu¬ 
nes en los Estados Unidos, algunas 
más tóxicas para los seres humanos 
que otras. 

Los expertos encuentran una 
fuerte relación entre la edad de 
una vivienda y la frecuencia de 
quejas por moho. Ya que la mayo¬ 
ría de la reserva de vivienda en la 
ciudad de Nueva York se constru¬ 
yó antes de 1940, muchos residen¬ 
tes hallan que sus apartamentos 
son vulnerables a los tipos de pro¬ 
blemas que contribuyen al creci¬ 
miento de moho, como daños 
causados por agua que penetra 


entre las juntas de ladrillo de la 
albañilería, yeso despegado, tube¬ 
ría vieja, grietas y hoyos en el piso 
y goteos en el techo. La vivienda 
más nueva también es susceptible 
por la construcción mal hecha y los 
diseños modernos con complica¬ 
dos sistemas de aire acondiciona¬ 
do y calefacción. 

Una simple gotera que no se 
repara puede convertirse en una 
pesadilla emocional, física y finan¬ 
ciera para muchas familias. 
Barbara Skinner, residente de un 
edificio de apartamentos en 
Harlem, enfrentó un problema 
persistente de moho durante más 
de ocho meses. Después de darse 
cuenta de un moho negro crecien¬ 
do en el baño, avisó del problema 
a la oficina de la gerencia. El super¬ 
intendente del edificio le dijo que 
no se preocupara mientras él lim¬ 
piaba, enyesaba y pintaba sobre el 
área mohosa. Ya que esta “repara- 
ción” no compuso la fuente de la 
gotera, sólo representó una solu¬ 
ción cosmética. Después de dos 
meses, el moho reapareció en el 
cielorraso y la pared del baño. 

Durante este tiempo, el nieto 
de 11 años de Skinner, un crónico 




rORGAN 


La ley requiere que su casero 
proporciona calefacción y agu<| 
calienta la las temperaturas 
siguientes, desde el 1ro de 
octubre riasta el 31 de mayo: 

Desde las ó a.m. hasta las 10 p.m.: Silla 
temperatura afuera es de menos de 5^ 
grados, la temperatura adentro debe ser 
al menos de 68 grados en todo el 
apartamento. 

Desde las 10 p.m. hasta las ó a.m.: Si la 
temperatura afuera es de menos de 40 
grados, la temperatura adentro debe ser 
al menos de 55 grados en todo el 
apartamento. 



participación de todos los inquilinos 
en su edificio que pueden firmarlo. 
Reclame una orden para restaurar la 
calefacción y el agua caliente, y que 
se reduzcan y congelen (¡disculpe lo 
de "congelen"!) todas las rentas. 

Necesitarán una fuerte asociación de 
inquilinos para obligar al casero a 
proporcionar calefacción y agua 
caliente. Escriban y llamen al casero 
para demandar reparaciones y 
aceite. Prepárense para una huelga 
de renta (sobre todo con asesoría 
legal)—de relámpago si es necesa¬ 
rio. 


Se tiene que proporcionar agua caliente 
a un mínimo de 1 20 grados en el grifo 
las 24 horas del día, todo el año. 

Sí su casero no mantiene estas 
temperaturas mínimas, usted 
debe: 

^ Comenzar una "Acción HP" (HP 
Action) en la Corte de Vivienda. Pida 
una inspección por orden de la corte 
y una Orden de Corrección (Order 
to Correct) 

Llamar al Buró Central de Quejas 
(Central Control Bureau) de la 
ciudad de Nueva York al 311 
inmediatamente, para documentar la 
violación del casero. Llame repetida¬ 
mente. Se supone que un inspector 
vendrá eventualmente, aunque a 
veces no lo haga. 

^ Exhortar a los otros inquilinos en el 
edificio a llamar al Central 
Complaint. Todos deben llamar 
repetidamente, al menos una vez al 
día, todos los días en que tengan 
problemas con la calefacción. 

^ Comprar un buen termómetro para 
afuera y adentro, para documentar 
las fechas exactas, las horas, y las 
temperaturas, tanto afuera como 
adentro, mientras tenga problemas 
con la calefacción. Esta documenta¬ 
ción es su evidencia 

^ Llamar a la División de Vivienda y 
Renovación Comunal del Estado de 
Nueva York (DHCR, por sus siglas en 
ingles) al (718) 739-6400, y pedir 
que le envíen el formulario de Queja 
de Calefacción y Agua Caliente. 
Llene el formulario y consigue la 


Las leyes sobre la calefacción 
establecen también: 

Que el Departamento de Reparacio¬ 
nes de Emergencia de la ciudad le 
proporcione la calefacción si el 
casero no lo hace. (No se siente en un 
bloque de hielo—otra vez, ¡discul¬ 
pe!—mientras espere que lo haga.) 

^ Una multa de $250 to $500 al casero 
por cada día que se produzca la 
violación. (Pero la verdad es que la 
Corte de Vivienda raras veces impone 
las multas, y menos aun las cobra). 

^ Una multa de $1,000 al casero si 
algún aparato de control automático 
se instala en la caldera para 
mantener la temperatura por debajo 
del mínimo legal. 

^ Si el tanque de combustible de la 
caldera está vacío, los inquilinos 
tienen el derecho de comprar su 
propio combustible después de haber 
pasado 24 horas sin calefacción y 
también sin obtener ninguna 
respuesta del casero. Esto no se aplica 
si la caldera está rota y necesita tanto 
reparación como combustible. 

¡Cuidado! ¡proteja su dinero! Si los 
inquilinos deciden comprar el 
combustible, hay que seguir los 
procedimientos legales cuidado¬ 
samente. Consiga la ayuda y el 
consejo de un organizador de 
inquilinos. La existencia de leyes de 
calefacción y agua caliente vigentes 
no garantiza que el gobierno las 
implemente. No se quede helado 
por esperar que la ciudad o el 
estado actúe. ¡Organízese! 


asmático, se puso enfermo. “Sus 
pulmones no estaban sanos y la 
exposición al moho provocó ata¬ 
ques de asma que fueron más fre¬ 
cuentes y más severos para él,” 
dice Skinner. Para abordar los pro¬ 
blemas respiratorios de su nieto, 
Skinner compró una puriíicadora 
de aire y trató de incrementar la 
ventilación en su apartamento. 

Cuando el moho reapareció, 
Skinner avisó del problema otra 
vez a la gerencia del edificio. Des¬ 
pués de casi siete meses de abor¬ 
dar los daños del moho, la oficina 
de la gerencia localizó el origen del 
problema, “tubería sudosa. ” Al fin, 
los trabajadores de mantenimien¬ 
to eliminaron la parte contamina¬ 
da del cielorraso y trataron de 
solucionar el problema de la tube¬ 
ría correctamente. 

La historia de Skinner es típica 
de las adversidades que enfrentan 
los inquilinos cuando tratan de 
conseguir que los caseros solucio¬ 
nen los problemas de moho. “Los 
caseros negligentes, la falta de 
hacer cumplir los códigos y las 
normas municipales inconsisten¬ 


tes sobre cómo remediar el moho 
se combinan para crear la crisis de 
moho que vemos hoyen día,” dice 
Gadore. 

Para aumentar el conocimiento 
sobre la epidemia de moho y crear 
soluciones para ella, WE AGT está 
coordinando una red de organiza¬ 
ciones basadas en comunidades de 
toda la ciudad, la Our Housing is 
Our Health NetWork (Red de Nues¬ 
tra Vivienda es Nuestra Salud), con 
la misión de proteger la salud de 
inquilinos a través del mejoramien¬ 
to de las condiciones inferiores de 
vivienda con el entrenamiento, la 
organización y la promoción. 

Jamilla Jordán es Coordinadora 
de la Campaña por Vivienda y Sa¬ 
lud para WE ACT for Environ- 
mental Justice. Para más 
información sobre los derechos de 
inquilinos en cuanto a las repara¬ 
ciones relacionadas con el moho o 
aprender más sobre la campaña de 
WE ACT “Mold Is Taking Hold” (El 
Moho Gana Terreno), por favor llá¬ 
mele al (212) 961-1000, ext. 322. 


Tome medidas y conozca sus derechos: 

“No deje que el moho gane terreno” 

❖ ¡No tarde, el moho puede crecer rápidamente! 

♦♦♦ Apúrese para reparar las goteras inmediatamente. 

♦♦♦ El control de humedad es clave, así que mantenga su hogar seco. 

♦♦♦ Esté al tanto de manchas en las paredes y cielorrasos en las áreas con humedad 
crónica, como baños y cocinas (los colores de moho más comunes son negro, 
pardo y verde). 

❖ Saque fotos de las condiciones de moho y áreas dañadas, para documentarlas. 

♦♦♦ Avise al casero de su problema de moho. 

♦♦♦ Dígale al casero que siga las normas del Departamento de Salud para limpiar el 
crecimiento de moho. 

❖ Documente las reparaciones que haga el casero. 

❖ Si se hacen las reparaciones incorrectamente (por ejemplo, si la fuente de la 
gotera aún no se ha reparado), llame al 311 para denunciar el problema de 
moho en su apartamento. 

♦♦♦ Si el problema se encuentra en todo el edificio, póngase en contacto con otros 
inquilinos en el edificio y organícelos para presionar al casero a hacer las 
reparaciones. 

♦♦♦ Lleve al casero a la corte, entablando una acción HP (use la hoja de datos 
“Mold Is Taking Hold” [“El Moho Gana Terreno”] como un recurso para apoyar 
sus argumentos). 

♦♦♦ Guarde todos los recibos para las cosas que compró si trata de reparar el daño 
del moho sin ayuda de nadie. 

♦♦♦ Guarde los recibos de facturas médicas si el problema de moho causó sus 
problemas de salud. 

♦♦♦ Póngase en contacto con su concejal municipal e ínstele a apoyar políticas más 
eficaces sobre la prevención y reparación del moho. 


Hay solicitudes disponibles para la DRIE 
(Exención de Incrementos de Renta para Minusválidos) 

Los inquilinos minusválidos de renta regulada (y quienes viven en 
edificios Mitchell-Lama o en programas del HPD que llenen los 
requisitos) pueden solicitar ahora la congelación de su renta. Los 
inquilinos llenan los requisitos si pagan 1/3 de sus ingresos en renta, 
reciben ayuda financiera federal o estatal relacionada con invalidez y 
tienen ingresos de menos de $17,005 para individuos y menos de 
$24,373 para familias. 

La solicitud está disponible (en inglés) en el sitio Web del 
Departamento de Finanzas (http://www.nyc.gov/html/dof/html/pdf/ 
05pdf/drie.pdf), o se puede contactar la Mayor’s Office for People with 
Disabilities (Agencia del Alcalde para las Personas Minusválidas) en: 
100 Gold St„ 2nd Floor, New York NY 10038 
Teléfono: 212-788-2830; facsímile: 212-341-9843; TTY: 212-788-2838 

Para la SCRIE (Exención de Incrementos de Renta para las Personas 
de Mayor Edad), el inquilino (jefe de familia) debe tener 62 o más 
años, pagar 1/3 de sus ingresos o más en renta, vivir en un 
apartamento de renta controlada o estabilizada, Mitchell-Lama o 
cooperativa de dividendos limitados y tener ingresos de $25,000 o 
menos después de pagar impuestos. 

La solicitud de SCRIE está disponible en el sitio Web del 
Departamento por las Personas Mayores (http://www.nyc.gov/html/ 
dfta/html/bqcjump.html#spanish) o al llamar a la agencia al 311. La 
mayoría de los centros para personas de mayor edad también tienen 
solicitudes. 
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Knickerbocker Tenants Fighting DHCR Move to End 

By Ronda Kaysen 


Knickerbocker Village, a large af- 
fordable-housing complex in 
Chinatown, can be removed from 
a rent-protection program, the 
State housing agency decided in 
January. 

The unassuming complex oí 12 
bare brick towers has been an af- 
fordable-housing project since it 
opened in 1934. Butin recent 
years the owners oí the private 
development, CherryGreen Man¬ 
agement, have taken steps to re- 
move it from a rent-protection 


program called Article IV On Jan. 
13, the State División oí Housing 
and Gommunity Renewal, which 
oversees the property, approved 
Gherry Green’s application to 
withdraw from the protection 
program. 

“We’re in the process oí comply- 
ing with the conditions that the 
commissioners have established,” 
said Gherry Green general man¬ 
ager Vincent Callagy. 

DHGR Gommissioner Judith 
Galogero laid out a set oí nine 


One More Try 
for Pet-Replacement Bill 

By Steven Wishnia 


New York’s animal lovers are once 
again trying to get the City Coun- 
cil to protect tenants who want to 
replace their pets without risking 
eviction. 

As common as having a pet is, 
many tenants’ leases have clauses 
that say keeping an animal in the 
apartment is grounds for eviction. 
A 1983 city law says such clauses 
are invalid ií the landlord or an 
“agent” oí theirs knows about the 
pet and doesn’t take any action 
about it within 90 days. 

Since a 1996 court decisión, 
however, tenants no longer have 
the right to replace a pet that 
dies, gets lost, or is given away. In 
Park Holding Gompany v. 
Eimicke —a case involving a dog 
belonging to the former State 
housing commissioner—the Ap- 
pellate División ruled that the pet 
ban is only waived for the lifetime 
oí one animal. If the 
tenant gets another 
pet, the landlord has 
another opportu- 
nity to enforce the 
no-animals clause. 

Intro 13, spon- 
sored by 

Gouncilmember 
Tony Avella (D- 
Queens), would ex- ||^g 
tend the waiver oí 
the pet ban for the 
duration oí the ten- 
ancy instead oí just 

the lifetime oí the _ 

animal. Tenants 

would be allowed to have the same 

number oí pets oí the same spe- 

cies as long as they live in the 

apartment. 

A similar bilí failedin 2004. It had 
more than 30 cosponsors in the 
Gouncil, recalls Humane Society 
lawyer Elinor Molbegott, but sev- 
eral members oí the Housing and 
Buildings Gommittee voted for it 
“with reservations,” and then- 
Speaker Giííord Miller decided 
not to bring it to the floor oí the 
íull Gouncil. The main diíferences 
in Intro 13 are that the protection 
for new pets applies only to ten¬ 
ants, not to co-op or condo own¬ 
ers, and the definition oí a 
landlord’s a agent” is speciíied as 
someone who is in the building at 
least twice a month. 

Avella, who voted against the 
2004 bilí, says the changes address 
concerns raised by co-op owners 



and landlords. Property owners had 
objected to the possibility that, for 
example, an independent plumber 
who visited an apartment once to 
do a repair job could be considered 
an “agent” for the purpose oí 
nulliíying the no-pet clause. 

“I thought that was a legitímate 
argument on their part,” Avella 
explains. “But even aíter we com- 
promised on that, they’re still not 
happy. ” 

The bill’s chances are “better 
than last time,” he continúes, but 
a it’s still going to be a tough fight. ” 

The main hurdle, says 
Molbegott, will be getting the bilí 
through the Housing Gommit¬ 
tee, which has lost several sup- 
porters oí the 2004 bilí. Tenants, 
she says, need to íocus their ef- 
forts on committee chair Erik 
Martin Dilan (D-Brooklyn), a co- 
sponsor oí the 2004 bilí, and 
Speaker Ghristine 
pjpw ^ Quinn, who boasts 
about her two dogs 
on her Web site. 
a We’re hoping she’ll 
have a heart and let 
other people have 
that opportunity,” 
says Molbegott. 

Molbegott also 
finds it ironic that 
the 2004 bilí died 
the same month it 
was announced that 
the Mayor’s Alliance 

_ for NYG’s Animáis 

would be receiving 
$9.5 million from the Maddie’s 
Fund to increase pet adoptions, in 
order to decrease the killing oí 
stray and homeless dogs and cats. 
“People are turning animáis into 
shelters because they’re being 
threatened with eviction, and not 
as manypeople are adopting,” she 
says. Without Intro 13, a Humane 
Society statement argües, “it will 
be almost impossible to meet the 
goal oí the Maddie’s Fund to sig- 
nificantly reduce the euthanasia 
oí dogs and cats.” 

The ideal law, Molbegott con- 
tends, would be simpler and íar- 
ther-reaching. “It’s a shame that 
in New York City we’re still debat- 
ing a bilí that doesn’t give tenants 
the same right s they had in 1983,” 
she says. The best law, she believes, 
would just let people have pets 
unless they create a nuisance. 


criteria for the owners to follow in 
order to withdraw from the pro¬ 
gram. Tenants in the 1,589-unit 
complex will be oífered rent-sta- 
bilized leases under the new pro- 
visions, and any new tenants 
moving into the building will also 
be oífered rent-stabilized leases. 
Gherry Green cannot change the 
property, which sits in the triangle 
between the Brooklyn and Man¬ 
hattan bridges, into a co-op or 
condo for íive years. 

“We’ve made it very clear that 
the building will continué to op¬ 
érate as a rent-stabilized build¬ 
ing,” said Callagy. 

The tenants are far from pleased 
with the decisión. “With all this 
talk oí low-income housing, here 
you go. If you move the property 
out oí Article IV¡ the owners can 
rent to whomever they choose,” 
said Robert Wilson, former presi- 
dent of the Knickerbocker Village 
Tenants Association. Wilson, who 
is 66 years oíd, has lived in the 
building since he was two and 



The law|j*equíres your landlord 
provide heat and hot water at t^ 
following levels from October 1 
through May 31: 


From ó am to 10 pm: If the outside 
temperature falls below 55 degrees, 
the inside temperature must be at 
least 68 degrees everywhere in your 
apartment. 


From 10 pm to ó am: If the outside 
temperature falls below 40 degrees, 
the inside temperature must be at 
least 55 degrees everywhere in your 
apartment. 


Hot water at a mínimum 1 20 
degrees at the tap must be provided 
24 hours a day, year round. 

If your landlord does not maíntaín 
those mínimum temperatures, you 
should: 


Start an "HP action" in Housing 
Court. Ask for a court-ordered 
inspection and an Order to 
Correct. 


Cali the New York City Central 
Complaints Bureau at 311 
immediately to record the 
landlord's violation. Cali 
repeatedly. An inspector should 
eventually come, although 
sometimes they don't. 

Get other tenants in your 
building to cali Central Com- 
plaint. Everybody should cali 
repeatedly, at least once every 
day the condition is not cor- 
rected. 


Buy a good indoor/outdoor 
thermometer and keep a chart of 
the exact dates, times, and 
temperature readings, inside and 
out, so long as the condition is 
not corrected. The chart is your 
evidence. 


Cali the New York State División 
of Housing and Community 
Renewal at (718) 739-6400 and 


Rent Protection 


remembers the day his neighbors 
at Knickerbocker, Julius and 
Ethel Rosenberg, were arrested 
there. 

The demographics—68 percent 
of the 4,000 tenants are Chí¬ 
nese—might change dramatically 
ií the building became available to 
anyone who wished to live there. 
New tenants will not have to meet 
the income requirements en- 
forced under Article IV Gurrently, 
tenants must make no more than 
seven times their annual rent, a 
figure that averages about 
$50,000 per household. Tenants 
making more than that are sub- 
ject to a rent surcharge. The aver- 
age rent at Knickerbocker is $750 
a month, said Wilson. 

If the owner co-ops the building 
in five years, most of the current 
tenants would not be able to aí- 
ford to buy their homes, said Wil¬ 
son. The DHGR approval, however, 
does not allow Gherry Green to 

continued on page 7 



ask them to send you their Heat 
and Hot Water complaint form. 

Get as many other apartments as 
possible in your building to sign 
on, demanding an order restoring 
heat and hot water, and a reduc- 
tion and freeze (pardon the 
expression!) in all the rents. 

You'll need a strong tenant associa¬ 
tion to forcé the landlord to provide 
heat and hot water. Write and cali the 
landlord and demand repairs or fuel. 

Prepare to go on rent strike — but get 
legal advice first. 

The heat laws also provide for: 

The city's Emergency Repair 
Department to supply your heat if 
the landlord does not. (Try waiting 
for this one!) 

A $250 to $500 a day fine to the 
landlord for every day of violation. 
(But the Housing Court rarely 
imposes these fines, let alone 
collects them.) 

A $1,000 fine to the landlord if an 
automatic control device is put on 
the boiler to keep the temperature 
below the lawful mínimum. 

If your boiler's fuel tank is empty, 
tenants have the right to buy their 
own fuel after 24 hours of no heat 
and no response from the landlord. 
But this provisión does not apply if 
the boiler is broken and needs both 
repairs and fuel. 

Caution! Protect your money! If you 
decide to buy fuel, you must follow 
special lawful procedures very 
carefully. You should get help and 
advice from a tenant organizer. 

Because the heat and hot water laws 
are in the law books does not mean 
they are enforced by government. 

Don't freeze to death waiting for the 
city or state to act. Organize! 
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Judge’s Visit Helps Bed-Stuy Tenants 


Tenants at 400 Herkimer 
St. in Brooklyn say their 
building has never looked 
better. And for landlord 
Delwar Hussain this 
couldn’t come at a better 
time: Housing Gourt 
Judge Gheryl González 
paid a personal visit to the 
Bedíord-Stuyvesant build¬ 
ing on March 3 as part of a 
court case that has lasted 
for months. Many in the 
400 Herkimer Street ten- 
ant association saw quick 
improvements to the 
building in the week lead- 
ing up to the judge’s visit. 

“Things that weren’t 
getting done for five or six 
years finally got done,” 
said Herkimer Street ten- 
ant Verónica Cromwell. 

Gromwell and a handful 
of other tenant association 
members—the group is a 
member of Met Gouncil— 
filed an HP case in Brook¬ 
lyn Housing Gourt last íall. 
The city Department of 
Housing Preservation and 
Development íound múl¬ 
tiple violations in its inspec- 
tions, including problems 
with mice and roaches, a 


defective intercom, and 
lack of painting. HPD cur- 
rently lists 274 violations in 
the 154-unit building, 
most being class ‘B’ viola¬ 
tions such as lack of paint¬ 
ing and vermin 
iníestations. 

Tenants have also com- 
plained vigorously to 
Hussain about safety in the 
building, with the defective 
intercom system and lax se- 
curity eníorcement draw- 
ing particular iré. 

To correct the problem, 
tenants obtained a court 
order for the landlord to 
pass out keys to the main 
door and for the intercom 
to be repaired. Other re- 
pairs have been made as 
well. As Judge González 
toured the building, the 
smell of fresh paint ema- 
nated from stairwells that 
tenants say were the beds 
of hobos and a shooting 
gallery for drug addicts. 

“I had to tell the door- 
man that people are sleep- 
ing in the stairs. Theybring 
wine bottles and drugs,” 
said tenant Phatsy 
Brockington. “The [main] 


By Bennett Baumer 

door is usually propped 
open by a string.” 

Though the HP case has 
resulted in some improve¬ 
ments in the tenants’ liv- 
ing conditions, Hussain 
moved slowly to make re- 
pairs, prompting the un- 


Gity Gouncil Speaker 
Ghristine Quinn proposed 
newlegislation in late Feb- 
ruary that will crack down 
on city agencies providing 
inadequate housing to 
homeless individuáis and 
families. The legislation 
will bar the city from refer- 
ring clients to buildings 
with any “life-threaten- 
ing” violations, such as no 
heat or running water. 
Also barred are buildings 
with 35 or more units that 
have an average of at least 
two violations per unit, and 
smaller buildings with an 
average of three or more 
violations per unit. If an 
approved building devel- 
ops severe problems, the 


usual move of the judge 
visiting the building. Un- 
derscoring the haphazard 
upkeep of the building, a 
group of tenants and the 
landlord’s lawyer became 
stuck in an elevator for 
several minutes during 


agency involved must no- 
tify tenants, building own- 
ers, and the Department 
of Housing Preservation 
and Development. 

The legislation comes on 
the heels of two damning 
reports: Last April, Public 
Advócate Betsy Gotbaum 
found that 40 percent of 
apartments approved by 
the Department of Home¬ 
less Services for its Hous¬ 
ing Stability Plus program 
had code violations issued 
within the past year. In 
2004, the City Gouncil 
surveyed 25 buildings 
serving clients with HIV/ 
AIDS and found that 73 
percent had open viola¬ 
tions. 


the judge’s inspection. 

The tenants will be back 
in Housing Gourt in mid- 
March. They expect to re- 
solve the intercom issue 
and the vermin problems in 
some tenants’ apartments. 


“New Yorkers should be 
outraged to know that 
they are paying for these 
subsidies,” said Jenniíer 
Flynn, executive director 
of the NYC AIDS Housing 
NetWork. The legislation 
was announced Feb. 23 by 
Speaker Quinn and 
Gouncilmember Eric Gioia 
(D-Queens). 

— J. E. Mendez 

Reprinted with permis- 
sion from City Limits 
Weekly. 
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Homeless-Housing Quality Bill Introduced 


NYC Rent Guidelines Board Adjustments (Order No. 37) 

for Rent Stabilized Leases commencing Oct. 1, 2005 through Sept. 30, 2006 


Lease Type 

Current Legal Rent 

One-year Lease 

Two-year Lease 

Renewal 

Leases 

Landlord pays heat 

2.75% 

5.5% 

Tenant pays heat 

2.25% 

4.5% 

Vacancy 

leases 

More 

than 

$500 

Vacancy allowance charged 
within last 8 years 

17.25% 

20% 

No vacancy allowance 
charged within last 8 years 

0.6% times number of years 
since last vacancy 
allowance, plus 17.25% 

0.6% times number of years 
since last vacancy 
allowance, plus 20% 

Less 

than 

$300 

Vacancy allowance charged 
within last 8 years 

17.25% plus $100 

20% plus $100 

No vacancy allowance 
charged within last 8 years 

0.6% times number of years 
since last vacancy allow¬ 
ance, plus 17.25% plus $100 

0.6% times number of years 
since last vacancy allow¬ 
ance, plus 20% plus $100 

Rent 
$300 to 
$500 

Vacancy allowance charged 
within last 8 years 

17.25% or $100, 
whichever is greater 

20% or $100, 
whichever is greater 

No vacancy allowance 
charged within last 8 years 

0.6% times number of years 
since last vacancy allowance, 
plus 17.25%, or $100, 
whichever is greater 

0.6% times number of years 
since last vacancy allowance, 
plus 20%, or $100, 
whichever is greater 


This rent guidelines table shows 
the máximum increases land- 
lords in New York City can legally 
charge for rent-stabilized apart¬ 
ments on all leases commencing 
in the 12-month period begin- 
ning October 1,2005. Increases 
in rent based on the one- or two- 
year renewal guidelines can be 
charged only once during the 
period covered by the guidelines, 
and must be applied to the legal 
stabilized rent as of September 
30, 2005. The above guidelines 
and vacancy bonuses do not 
apply to an apartment which was 
rent controlled on that date. 
There is no low-rent supplement, 
a.k.a. poortax, allowed. 

Sublease Allowance 

Landlords can charge a 10 
percent increase during the term 
of a sublease that commences 
during this guideline period. 

Vacancy Leases 

The pro-landlord Rent Regu¬ 
laron Reform Act of 1997 allows 
the rents of apartments to rise by 
a statutory percentage: 20 per- 
cent for a two-year lease, and 20 
percent minus the difference be- 
tween the one- and two-year re¬ 
newal guidelines for one-year 
leases. See chart for other in¬ 
creases. 

Rent Overcharges 

Tenants should be aware that 
many landlords will exploit the 
complexities of these guidelines 
and bonuses, and the tenant’s 
unfamiliarity with the apartment’s 
rent history, to charge an ¡Ilegal 
rent. The tenant can choose be- 
tween filing an overcharge com- 
plaint with the División of 
Housing and Community Re¬ 
newal or challenging the rent in 
Housing Court to get a determi¬ 
naron of the legal rent. A pro- 
spective tenant who expresses 
knowledge of their rights will 
probably not be given a lease to 


sign. Landlords avoid renting to 
tenants who may be trouble- 
some. Overcharging is very com- 
mon. Every tenant should 
challenge a possible over¬ 
charge. With DHCR, obtain and 
fill out Form RA-89 to determine 
the correct rent from official 
records. Cali DHCR at (718) 739- 
6400 to obtain the form or go to: 
www. dhcr. State, ny. us . 

Fair Market Rent Appeal 
Another type of overcharge 
frequently occurs atthe time that 
a previously rent controlled apart- 
ment becomes vacant and is 
rerented as a stabilized unit. The 
Rent Guidelines Board annually 
sets what they cali the “Special 
Fair Market Rent Guideline” that 
is used by DHCR to lower unfair 
market rents for tenants who file 
the Fair Market Rent Appeal 
(FMRA). Under Order 37, it isthe 
HUD Fair Market Rent or 50% 


above the máximum base rent, 
whichever is higher. No stabi¬ 
lized tenant of an apartment that 
was decontrolled on or after April 
1, 1984 should fail to challenge 
the so-called Initial Legal Regu- 
lated Rent (market rent) that land¬ 
lords charge upon decontrol. Use 
DHCR Form RA-89. Indícate 
clearlythatyourcomplaint is both 
a complaint of “overcharge” and 
“Fair Market Rent Appeal.” The 
Housing Court cannot determine 
a Fair Market Rent Appeal. For- 
merly controlled vacant apart¬ 
ments in buildings converted to 
co-ops or condos do not become 
stabilized and are not eligible for 
a Fair Market Rent Appeal. 

Sénior Citizen and 
Disabled Tenants 

Seniors: Rent-stabilized (the 
program also covers rent-con- 
trolled, Mitchell-Lama, and lim- 


ited equity coops like Penn 
South) seniors, 62 or older, 
whose disposable annual 
household income is $25,000 or 
less (for the year 2005) and who 
pay (or face a rent increase that 
would cause them to pay) one- 
third or more of that income in 
rent may be eligible for a Sénior 
Citizen Rent Increase Exemption 
(SCRIE). Apply to: The NYC Dept 
of the Aging SCRIE Unit, 2 
Lafayette St., NY NY 10007. 

Disabled tenants: Rent- 
regulated tenants receiving eli¬ 
gible State or federal 
disability-related financial assis- 
tance with incomes of $17,580 or 
less for individuáis and $25,212 or 
lessforacouplefacing rents equal 
to more than one-third of their in¬ 
come may be eligible for the Dis- 
ability Rent Increase Exemption 
(DRIE). Apply to: NYC Dept. of Fi- 
nance, DRIE Exemptions, 59 


Maiden Lañe - 20th floor, New 
York, NY 10038. DRIE and SCRIE 
info is available on the city’s Web 
site, or by calling 311. 

Loft Units 

Legalized loft unit increases 
above the base rent are 2.25 
percent for a one-year lease and 
4.5 percent for two years. No va¬ 
cancy allowance is permitted on 
vacant lofts. 

Hotels and SROs 

The board voted to freeze 
rents for Class A apartment ho- 
tels, lodging houses, Class B 
hotels (30 rooms or more), single 
room occupancy (SROs) hotels, 
and rooming houses (Class B, 6- 
29 rooms). No vacancy allow¬ 
ance is permitted. Landlords 
cannot collect an increase over 
the rent charged on September 
30, 2005 between October 1, 
2005 and September 30, 2006. 

High-rent, High-income 
Deregulation 

(1) Apartments legally renting 
for $2,000 or more a month that 
became vacantfrom July 7,1993 
through October 1, 1993, or on 
April 1, 1994 and thereafter are 
subjectto deregulation. (2) The 
same deregulation applies in the 
time periods setforth in (1) above 
to apartments legally renting for 
$2,000 or more a month without 
their becoming vacant if the total 
household income exceeds 
$175,000 in each of the prior two 
consecutive years. To be eligible 
for this second form of deregula¬ 
tion, the landlord must send an 
income certification form to the 
tenant between January 1 and 
May 1 and file it with and get the 
approval of DHCR. 

For previous guidelines, cali 
the RGB at 212-385-2934 or go 
to www.housingnyc.com . 
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Housing Crisis 

continued from page 1 

not aífordable to the average ten- 
ant. 

Other members attending the 
hearing also questioned the 
commissioner’s rosy numbers. 
Donovan repeated more than 
once the report’s conclusión that 
“neighborhood satisfaction” was 
at the highest level since the sur- 
vey began measuring physical 
conditions. Lewis Fidler, a Demo- 
crat representing the southeast 
Brooklyn areas of Ganarsie and 
Starrett City, queried the com- 
missioner about the discrepancy 
between the 14,000 units the 
survey reported as being in “dilapi- 
dated” buildings and the 75,500 
units it said had five or more main- 
tenance deficiencies (defined as 
lack of heat in the winter, cracks 
in walls and ceilings, and rodents). 
“If having no heat in the winter, 
cracks in the ceilings, and rats 
doesn’t qualify as dilapidated, 
what does?” he asked. 

Fidler also noted that the sur¬ 
vey shows an increase in mainte- 


nance problems, and said this 
portended serious trouble should 
the real-estate bubble burst and 
prevent landlords who are operat- 
ing on the edge from getting more 
financing. 

Tim Gollins, former director of 
the city Rent Guidelines Board, 
followed Donovan with the open- 
ing statement, “New York City no 
longer has a housing emergency. 
It has a housing crisis.” In expla- 
nation, Gollins pointed to the 
survey’s íindings that rents had 
increased, tenants’ incomes had 
gone down, and rent burdens 
were higher. “In 1970, the me¬ 
dian tenant paid 20 percent of 
income in rent; in 2006 the same 
tenant pays 31 percent of income 
for rent,” he told the Gouncil. “In 
2006, 29 percent of tenants de¬ 
vote 50 percent or more of their 
income for rent.” 

Gollins ended his testimony 
with an appeal to the mayor and 
the Gouncil to support home rule, 
saying “There is no principled 
reason not to support it.” 

Gommissioner Donovan, when 


Knickerbocker 

continued from page 5 


evict tenants for the purpose of 
going co-op for 20 years. 

Knickerbocker received capital 
íunding from the Lower Manhat¬ 
tan Development Gorp. for build- 
ing improvements last year that 
were intended to keep the com- 
plex afíordable. If the building 
becomes a rent-stabilized prop- 
erty, it will still be eligible for the 
funding. 

Tenants insist State law prohib- 
its Gherry Green from withdraw- 
ing from the program under any 
circumstances, despite what the 
State rules. “I don’t see how they 
can deregulate it,” said Wilson. 
Ardele IV housing law, a precursor 
to Mitchell-Lama, has no provi- 
sions for pre-1962 buildings to 
move out of the program. 
“They’re violating the law very 
clearly.” 

DHGR insists the restriction is 
simply nonsensical. “The com- 


mittee’s argument—that a lim- 
ited dividend housing company 
constructed prior to 1962 must 
remain under such use seemingly 
forever—runs counter to the 
structure of this and every afford- 
able-housing program,” Galogero 
wrote in her decisión. 

DHGR spokesperson Peter 
Moses declined to comment for 
this story, referring all comments 
to the ruling. 

Tenants have four months to 
take the decisión to Housing 
Gourt—a right they intend to ex- 
ercise. Wilson is certain his side 
will prevail. “One of us is going to 
be unhappy again,” he said. “It 
would be hard to believe that it will 
not end up with the owners being 
unhappy. ” 

This árdele originally appeared 
in Downtown Express. Reprinted 
with permission of the author. 


SCRIE & DRIE 

Seniors: Rent-regulated seniors, 62 or older, whose disposable 
annual household income is $25,000 or less (for 2005) and who 
pay (or face a rent increase that would cause them to pay) one- 
third or more of that income in rent may be eligible for a Sénior 
Citizen Rent Increase Exemption (SCRIE). Apply to: 

The NYC Dept of the Aging 
SCRIE Unit 

2 Lafayette Street, NY, NY 10007. 

Disabled tenants: Rent-regulated tenants receiving eligible State 
or federal disability-related financial assistance with incomes of 
$17,580 or less for individuáis and $25,212 or less for a couple 
facing rents equal to more than one-third of their income may be 
eligible for the Disability Rent Increase Exemption (DRIE). Apply 
to: 

NYC Dept. of Finance 
DRIE Exemptions 
59 Maiden Lañe - 20 th floor 
New York, NY 10038 

DRIE and SCRIE info ¡s available on the city’s website, 
www. nyc. gov, or cali 311. 


asked whether he or Bloomberg 
supported the cali for home rule, 
answered that it would cost the 
city $38 million to take over the 
administration of the rent rules. 
He wouldn’t respond when asked 


if the amount, compared with a 
multibillion-dollar budget, 
wasn’t a small price to pay for the 
city to have control over its hous¬ 
ing policies. 


The 2005 Housing and Vacancy Survey 

The Housing and Vacancy Survey is done once every three years in order 
to determine the vacancy rate for rental apartments. The vacancy rate must 
be below 5 percent for the city’s rent-control laws to stay in effect. 

The vacancy rate is calculated by taking the number of vacant apartments 
that are available for rent as a percentage of the total number of apartments. 
Apartments that are dilapidated ordeliberately withheld from the market are 
not counted. 

The survey, conducted by the US Census Bureau, does much more than pro¬ 
duce a simple vacancy rate. It gives us a picture of what kind of housing we 
have in New York, who lives in it, and what the residents pay for rent and earn 
in incomes. A short summary of the data was delivered to the City Council 
in early February. The full report will be available next year from the city 
Department of Housing Preservation and Development. 

What Is New in the 2005 Survey 

Total number ofrental units, vacant and available for rent: 64,737 (a vacancy 
rate of 3.09%). The vacancy rate is the lowest in the Bronx (2.63%) and highest 
in Manhattan (3.79%). 

Apartments renting at over $1,750 per month have a vacancy rate over 5%. 
For those able to pay $2,500 or more, there is a vacancy rate of 9.14%. 

Total number of housing units in NYC: 3,261,000 

Number of rent-stabilized units: 1,044,000 

The number of units in pre-1947 buildings declined by more than 28,000 from 
the 2002 survey. The number of post-1947 units increased by almost 30,000. 

Number of rent-controlled units: 43,000 (a decrease of 16,000 from 2002) 

Number of owner-occupied units: 1,010,370 (an increase of 3.5% over 2002) 

The median renter household income in the city is $32,000, a reduction of 
5.6% since the previous survey when adjusted for inflation. The median income 
for rent-stabilized households is also $32,000; for rent-controlled households, 
itis $22,200. 

Tenant households in post-1947 rent-stabilized apartments earned a 
median of $34,800. Though this is the highest-income group among tenants 
except for those living in unregulated and unsubsidized housing, its median 
income dropped by 11.7% since the previous survey. 

The median contract rent in 2005 was $920 (an increase of 5.4% in 2005 dol- 
lars). 

The survey shows a number of disturbing trends since the 2002 statistics, 
in addition to the drop in renter incomes and the disappearance of vacant and 
available apartments at rents affordable to the median renter. 

In 2005 the median gross rent/income ratio was 31.2%, and the proportion 
of households paying more than 50% of their income for rent was cióse to 29%. 
That means that half of all tenant households paid at least 31.2% of their income 
for rent—more than the federal hardship level. The portion of households now 
paying more than half their income for rent is almost 29%; in 2002, that number 
was just over 25%. 

Thenumberof apartments with maintenance deficiencies increased. Experts 
say this can be expected in times of economic slump, but it is troubling during 
periods when the housing market is strong. The number of apartments vacant, 
but not available for rent went up by 10,000 between the two surveys, again 
a surprise when looking at the strong real-estate market. 

This summary is available from the city’s Web site (www.nyc.gov/html/hpd/ 
html/pr/vacancy.shtml) orgotowww.nyc.gov and find Housing-HPDfrom the 
ageney list on the left side. 

Rent and income figures are given as the median, which is the point in the 
middle. This is a more accurate way to describe conditions than the average 
(the sum of elements divided by the number of elements), which can be heavily 
skewed by extremes at the top and the bottom. 


City Limits 
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Mold 

continued from page 1 

was constructed beíore 1940, 
many residents find their apart- 
ments vulnerable to the kind oí 
problems that contribute to mold, 
such as water damage from point- 
ing, peeling plaster, oíd plumbing, 
cracks and holes in the floor, and 
rooí leaks. Newer housing is also 
susceptible because oí poor con- 
struction and modera designs 
with complicated air-conditioning 
and heating systems. 

A simple leak that goes 
unrepaired can become an emo- 
tional, physical, and íinancial 
nightmare for many íamilies. Bar¬ 
bara Skinner, a resident oí an 
apartment building in Harlem, 
dealt with a persistent mold prob- 
lem for over eight months. After 
noticing a black mold growing in 
her bathroom, she reported the 
problem to her management of¬ 
fice. The building superintendent 
told her not to worry as he 


cleaned, plastered, and painted 
over the moldy area. Since this 
“repair” did not fix the source oí 
the leak, it provided only a cos- 
metic solution. After two months, 
the mold reappeared on the ceil- 
ing and the wall oí her bathroom. 

During this time, Skinner’s 11- 
year-old grandson, a chronic asth- 
matic, became ill. “His lungs were 
not healthy, and the mold expo- 
sure triggered asthma attacks 
that were more frequent and 
more severe for him,” she says. To 
cope with her grandson’s respira- 
tory problems, Skinner pur- 
chased an air purifier and tried to 
increase the ventilation in her 
apartment. 

When the mold reappeared, 
Skinner once again alerted the 
building management oí the 
problem. After almost seven 
months oí dealing with the mold 
damage, the management office 
located the origin oí her problem, 


Take Action and Know Your Rights 

“Don’t Let Mold Take Hold” 

♦♦♦ Don’t wait; mold can grow quickly! 

❖ Act fast and fix leaks immediately. 

❖ Moisture control is the key, so keep your house dry. 

❖ Be aware of discoloration of the walls and ceilings in areas 
with chronic moisture, such as bathrooms and kitchens 
(black, brown, and green are common colors of mold). 

❖ Take photos of the mold conditions and damaged areas for 
your records. 

❖ Iníorm your landlord of the mold problem. 

❖ Instruct your landlord to íollow the Department of Health 
guidelines for cleaning up mold growth. 

❖ Document the repairs made by the landlord. 

❖ Ií the repairs are done incorrectly (such as if the source of 
the leak is still unrepaired), cali 311 to report the mold prob¬ 
lem in your apartment. 

❖ If the problem is building-wide, contact and organize other 
tenants in the building to pressure the landlord to make re¬ 
pairs. 

❖ Take your landlord to court by íiling an HP action (use the 
WE ACT u Mold Is Taking Hold” fact sheet as a resource to sup- 
port your argument). 

❖ Keep all receipts of Ítems that you purchased if you try to 
repair the mold damage by yourself. 

❖ Keep receipts of medical bilis if your health problems were 
caused by the mold problem. 

❖ Contact your City Councilmember and encourage them to 
support more effective policies on mold prevention and re¬ 
pairs. 


METROPOLITAN 
COUNCIL 
ON HOUSING 

Met Council is a citywide tenant unión. 


Our phones are open to the public 
Mondays, Wednesdays & Fridays from 1:30 to 5 p.m. 


We can briefly answer your questions, help you 
with organizing or refer you to other help. 

212 - 070-0011 


a sweating pipes.” Finally, the 
maintenance workers removed 
the contaminated part of the ceil- 
ing and attempted to fix the pipe 
problem properly. 

Skinner’s story is typical of the 
adversity that tenants face when 
trying to get landlords to repair 
mold problems. “Negligent land¬ 
lords, poor code eníorcement, and 
inconsistent city guidelines on 
mold remediation combine to 
create the mold crisis that we are 
seeing today,” says Gadore. 

To increase awareness about 
the mold epidemic and create 
Solutions for it, WE AGT is coordi- 
nating a citywide network of com- 


munity-based organizations, the 
Our Housing Is Our Health Net¬ 
Work, with the mission of protect- 
ing the health of tenants by 
improving substandard housing 
conditions through training, orga¬ 
nizing and advocacy. 

Jamillah Jordán is the Housing 
and Health Campaign Coordina- 
torfor WE ACTfor Environmental 
Justice. For more information on 
tenants’ rights regarding mold- 
related repairs or to learn more 
about WE ACTs “Mold Is Taking 
Hold” campaign, please contact 
herat (212) 961-1000 , ext. 322. 


Save the Date 

Home Rule Forum 

The Steven L. Newman Real Estate Institute of 
Baruch College 

Thursday, April 19 

9 am to 1 pm 


WHERE TO GO FOR HELP 

LOWER EAST SIDE BRANCH at 

Cooper Square Committee 
61 E. 4th St. (btwn. 2 nd Ave. & Bowery) 

Tuesdays.6:30 pm 


CHELSEA COALITION 
ON HOUSING 

Covers 14 ,h St. to 30 th St., 5 ,h Ave. to the 
Hudson River. 

322 W. 17 ,h St. (basement), CH3-0544 

Thursdays.7:30 pm 

GOLES (Good Oíd Lower East 
Side) 

17 Ave. B. Lower 

East Side tenants only, 212-533-2541. 

HOUSING COMMITTEE OF RENA 

Covers 135 ,h St. to 165 th St. from Riverside 
Dr. toSt. NicholasAve., 

544 W. 157 ,h St. (basement entrance). 

Thursdays.8 pm 

Join Mal Cauncil 

• Membership: Individual, $25 per year; Low-incoime, $15 per year; family ■ 

I (voluntary: 2 sharing an apartment), $30 per year. Supporting, $40 per I 

| year. Sustaining, min. of $100 per year (indícate amount of pledge). For | 

i affiliation of community or tenant organizations, large buildings, trade j 

■ unions, etc. cali 212-979-6238. I 

■ My apartment d controlled I—I stabilized d unregulated d othe r e 

i Q Iam interested in volunteering my time to Met Council. Please cali me to schedule e 

times and duties. I can d counsel tenants, d do office work, d lobby public officials, 

I d attend rallies/protests. I 


Ñame 

Address 


Apt. No. 

City 

State 

Zlp 

Home Phone Number 

Email 


Send your check or money order with this form to: 

Metropolitan Council on Housing, 339 Lafayette St., NY, NY 10012 


LOWER MANHATTAN 
LOFT TENANTS 

St. Margaret’s House, Pearl & Fulton Sts., 
212-539-3538 

Wednesdays. 6 pm-7 pm 

VILLAGE INDEPENDENT 
DEMOCRATS 

26 Perry St. (basement), 212-741-2994 

Wednesdays.6 pm 

WEST SIDE TENANTS UNION 

4W.76 St.; 212-595-1274 

Tuesday & Wednesday.6-7 pm 

















